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2. Executive Summary 

2.1 Project Environmental Summary 

The Executive Summary presented in this section of the EIR provides the reader with an 
understanding of the project impacts, the mitigation measures, and the level of significance of 
impacts after mitigation. Since this is a summary, the reader must look to the body of the EIR for 
detailed discussions of issues and impacts. 

2.2 Brief Project Description 

The DTSP Update proposes to reconfigure 11 existing districts into 7 new districts with the intent to 
encourage and facilitate development opportunities within the DTSP area by revising development 
standards including increases in allowable densities, floor area ratios, and building heights for certain 
districts. The DTSP Update also proposes to eliminate the Downtown Parking Master Plan and 
incorporate Design Guidelines to create a “one-stop” document that would guide development in the 
Downtown area. Additionally, the DTSP Update provides recommendations for streetscape 
improvements, public amenity requirements, circulation improvements, and mobility enhancements 
within the DTSP area. In addition to reconfiguring existing districts, the DTSP Update proposes to 
eliminate the Resource Production Overlay in District 8 of the existing DTSP. The regulations of this 
Overlay facilitate continued oil recovery, but are primarily applicable to new facilities. The existing 
oil production facilities will continue to be subject to all applicable City and state regulations. 
Finally, the DTSP Update proposes to add a Cultural Arts Overlay in the northern portion of the 
DTSP area, north of 6P

th
P Street and south of Acacia Avenue, within the reconfigured District 1 and a 

Neighborhood Overlay from 1P

st
P Street to the alley between 2P

nd
P Street and 3P

rd
P Street from Walnut 

Avenue to Orange Avenue. 

Although the DTSP Update does not propose a 
development threshold within the Specific Plan, a 
maximum net new development potential was 
determined for the DTSP area based on a study 
that analyzed market demand of a range of land 
uses that could potentially be developed. The 
build-out summary presented in Table 2.2.1 
illustrates the maximum net new development 
potential within the DTSP area that could 
potentially occur over a 20-year period.  

This net new development potential serves as the basis for analyzing environmental impacts in 
this Program EIR. 

The existing General Plan land use designations within the DTSP area are Commercial Visitor 
(CV-d, CV-F7-sp), Open Space (OS-S), Public (P), Residential High Density (RH-30-sp, 

Table 2.2.1  
Net New Development Potential 

Land Use Maximum Development 

Retail 213,467 square feet 

Restaurant 92,332 square feet 

Office 92,784 square feet 

Cultural Arts Facilities 30,000 square feet 

Residential 648 units 

Hotel 235 rooms 
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RH-30-d-sp), and Mixed Use (MH-F4/30-sp-pd, MV-F6/25-sp-pd, MV-F8-d-sp, M-F11/25-sp-pd, 
MV-F12-sp-pd). The existing zoning designation of the DTSP area is Specific Plan 5 – Downtown 
Specific Plan. The DTSP area is located within the coastal zone and is part of the City’s certified 
Local Coastal Program (LCP). The DTSP Update proposes to amend the existing General Plan land 
use designations to reflect the modified district boundaries of the Specific Plan and changes to the 
development standards and land use controls. 

The DTSP Update requires approval of the following: 

 A General Plan Amendment – to amend the Land Use and Circulation Elements to 
reflect the various changes in land use and development standards, as well as the 
reconfiguration of the districts. Changes to the General Plan include revisions to the 
Land Use Map and modifications to the Land Use Schedule and the Community 
District and Subarea Schedule and Map in the Land Use Element. The amendment to 
the Circulation Element includes a revision to Figure CE-9: Trails and Bikeways as a 
result of recommendations proposed in the DTSP Update and the traffic study for the 
project. 

 A zoning text amendment – to amend the existing text of the Downtown Specific 
Plan. 

 A local coastal program amendment – to amend the Implementation Program (IP), 
specifically the Downtown Specific Plan, and the Land Use Plan/Coastal Element of 
the City’s certified Local Coastal Program. Amendments to the Coastal Element will 
involve changes that are consistent with the changes to the Land Use Element and the 
Circulation Element in addition to several policies that are proposed to be updated 
based on proposed changes to the DTSP. 

The proposed DTSP Update will require adoption by the City Council and approval by the California 
Coastal Commission. The proposed project requires compliance with environmental procedures 
(CEQA and the CEQA Guidelines). 

EIR Topics to Be Analyzed 

Topical areas analyzed in this EIR include aesthetics, air quality, cultural resources, geology/soils, 
hazards/hazardous materials, hydrology/water quality, noise, land use and planning, population and 
housing, public services, recreation, transportation/circulation and parking, utilities and service 
systems, project alternatives, irreversible adverse impacts, and cumulative impacts.  

Significance of the Environmental Effects 

Section 15064 of the CEQA Guidelines provides the framework for determining the significance of 
environmental effects caused by a project. The CEQA Guidelines identifies that, in evaluating the 
significance of environmental effects of a project, the Lead Agency shall consider direct physical 
changes in the environmental that may be caused by the project and reasonably foreseeable indirect 
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physical changes in the environment which may be caused the by the project. Economic and social 
changes resulting from a project shall not be treated as significant effects on the environment (CEQA 
Guidelines §15062(e)). In each topical area evaluated in this EIR, the analysis of potential significant 
impacts is conducted. The topical section identifies whether the project will have “no impact”, a “less 
than significant impact”, a “less than significant with mitigation incorporated”, or a “significant 
impact”. The following provides a brief description of each level of impact significance: 

 No Impact – the project will not result in any significant environmental impacts. 

 Less Than Significant Impact – the project will result in an impact but it has been 
determined that the impact does not require mitigation since the impact will be less 
than significant. 

 Less Than Significant Impact with Mitigation Incorporated – applies where the 
incorporation of mitigation measures has reduced an effect from “Potentially 
Significant Impact” to “Less Than Significant Impact.” 

 Potentially Significant Impact – is appropriate if substantial evidence exists that an 
effect of the project may be significant even with implementation of mitigation. 

2.3 Project Alternatives 

Project alternatives, presented in Section 6 – Alternatives of this EIR, have been designed to alleviate 
identified environmental problems or were specifically requested for consideration during the 
preparation of this EIR. Each of the alternatives has been measured against the project objectives. 
These alternatives focus on approaches capable of eliminating significant environmental impacts or 
reducing them to a level of insignificance. 

The following is a brief summary of each project alternative evaluated in Section 6: 

 No Project – This alternative would involve the potential development of the 336-
acre project area per the existing DTSP. This alternative assumes that future 
development that could potentially occur within the DTSP area would do so per the 
existing approved DTSP. 

 Conservative Market Demand Development Alternative – This alternative 
assumed development potential based on the conservative market demand. The 
amount of development identified as viable per the conservative market demand 
analysis conducted during the preparation of the proposed DTSP Update identifies 
the following: 203,350 square feet of retail, 75,783 square feet of restaurant uses, 
108,814 square feet of office uses, 268 residential units, no hotel development, and 
30,000 square feet of cultural arts center. 

 Reduced Development Alternative – This alternative would involve a reduction in 
development compared to the proposed DTSP Update. This alternative assumes a 
50% reduction in the size of development. 
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2.4 Areas of Controversy/Issues to be Resolved 

Section 15123 of the CEQA Guidelines requires that an EIR contain a brief summary of the proposed 
action and its consequences. §§15123(b)(2) and (3) also require that the EIR summary identify areas 
of controversy known to the lead agency, issues raised by agencies and the public, and issues to be 
resolved, including the choice among alternatives and whether or how to mitigate significant impacts. 
During the Initial Study and Notice of Preparation process issues were raised relative to traffic, land 
use and planning, aesthetics, public services, noise, population and housing, recreation, and cultural 
resources. The NOP and public comments provided during the NOP review period are presented in 
Appendix A of this document. It is recognized that other issues may be raised during the review and 
hearing process which were not and could not have been known at the time of the publication of the 
Draft EIR.  
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